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The Pleasent Gates
A mix-use/mix-income Development in Seat Pleasant, Maryland.

The Pleasant Gates is a mixed-use, mixed-
income development in the city of Seat 
Pleasant, Maryland. It is in walking proximity 
to WMATA Blue Line Metro and is highly 
accessible via Interstate 1-495. The site
benefits from a sustainably proposed Master 
Plan and recently experienced local and 
regional market expansion. The pleasant gates 
local economy has shown significant and stable 
growth trends since 2015.

Due to the Recent Transit-Oriented-
Developments policies and growth of the 
local estate market, the Pleasant Gates is an 
opportunity to champion the Seat Pleasant 
community development for decades to
come. The Pleasant Gates deeply respects 
the local communities’ space demand for 
amenities. It delivers an ALDI, anchored with 
a local food hall to serve the community’s 
grocery and food hall. In a community heritage 
revitalizing approach, The Pleasant Gates 

offers 18,000 SF Chuck Craig’s Basketball 
Academy and Wellness Center to deliver 
a regional-scale real estate brand for Seat 
Pleasant, MD.

To overcome the financial feasibility of the new 
developments in low-income communities, 
phase 1 looks forward to minimizing the 
investment costs and risks, by apply the 
maximum positive debt leverage, using tax-
exempt bonds issuance and the Commercial 

Mortgage-Backed Securities (CMBS) lending 
market. In phase 2, the Pleasant Gates proposes 
a flexible funding structure. The project utilizes 
the fair market funding structure in the primary 
approach, with 0.65 Loan to Value Debt sizing 
as the phase of the direct funding approach. 
The project proposes low-risk, high-return 
Qualified Opportunity Zone Investment (QOZ) 
funds to encourage investing in the Pleasant 
Gate’s development opportunity.
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TYPICAL RESIDENTIAL FLOOR PLANPROPOSED SITE PLAN

USE OF FUNDS - PHASE 1

INVESTMENT RETURNS - PHASE 2
(10- Year Qualified Opportunity Zone Investment Funds)

FIRST FLOOR SECOND FLOOR

GGPP  EEqquuiittyy 5%
LLPP  EEqquuiittyy 95%

PPrroojjeecctt--LLeevveell  IIRRRR 9.77%
PPrroojjeecctt--LLeevveell  EEMM 9.36x
PPrroojjeecctt--LLeevveell  AAvvgg..  CC--oo--CC 16.7%

LLPP  IIRRRR 9.77%
LLPP  EEMM 8.64x
LLPP  AAvvgg..  CC --oo--CC 16.66%
GGPP  IIRRRR 9.77%
GGPP  EEMM 23.09x
GGPP  AAvvgg..  CC --oo--CC 15.57%
GGPP  PPrroommoottee $1,793,512

TToottaall  PPrroojjeecctt  CCoosstt  $45,431,504
GGooiinngg--IInn  CCaapp  RRaattee 5.20%
AAnnnnuuaall  NNOOII  GGrroowwtthh 0.00%
SSaallee  @@  EEOOYY Year 15
EExx iitt  CCaapp  RRaattee 5.10%

LLTTVV 85%
LLooaann  AAmmoouunntt $38,616,779
IInntteerreesstt  RRaattee 2.50%
AAmmoorrttiizzaattiioonn 480 Months
MMoonntthhllyy  PPaayymmeenntt $127,350
EEnnddiinngg  BBaallaannccee  @@  SSaallee $28,387,200

INVESTMENT RETURNS – Phase 1 (Mix-Use & Mix-Income) (4% LIHTC)  

CCaasshh  FFllooww  FFrroomm  OOppeerraattiioonnss  SSppll iitt GGPP  CCaasshh  FFllooww LLPP  CCaasshh  FF llooww
Up To Preferred Return 5.00% 95.00%
Above Preferred Return 15.00% 85.00%
SSaallee  PPrroocceeeeddss  SSppll iitt GGPP  SShhaarree LLPP  SShhaarree

Cash Flow Split 15.0% 85.0%

WATERFALL STRUCTURE  RETURN PROJECTION

CASH-ON-CASH RETURN

YYeeaarr 11 22 33 44 55 66 77 88 99 1100 1111 1122 1133 1144 1155
Days in Year 365 365 366 365 365 365 366 365 365 365 366 365 365 365 366

Preferred Cash-on-Cash Check 0.73% 2.27% 3.55% 4.84% 6.15% 16.83% 18.16% 19.51% 20.86% 22.24% 23.62% 25.02% 26.43% 27.85% 31.87%
Total Project-Level Cash-on-Cash 0.7% 2.3% 3.6% 4.8% 6.2% 16.8% 18.2% 19.5% 20.9% 22.2% 23.6% 25.0% 26.4% 27.8% 31.9%

Total LP Cash-on-Cash 0.7% 2.3% 3.6% 4.8% 6.2% 16.8% 18.2% 19.5% 20.9% 22.2% 23.6% 25.0% 26.4% 27.8% 31.9%
Total GP Cash-on-Cash 0.7% 2.3% 3.6% 4.8% 6.2% 16.8% 18.2% 19.5% 20.9% 22.2% 23.6% 25.0% 26.4% 27.8% 31.9%

INVESTMENT RETURNS – Phase 2 (Conventional Fair Market Investment) 

CCaasshh  FFllooww  FFrroomm  OOppeerraattiioonnss  SSppll iitt GGPP  CCaasshh  FFllooww LLPP  CCaasshh  FFllooww
Up To Preferred Return 0.00% 100.00%
Above Preferred Return 15.00% 85.00%
SSaallee  PPrroocceeeeddss  SSppll iitt GGPP  SShhaarree LLPP  SShhaarree

Cash Flow Split 15.0% 85.0%

GGPP  EEqquuiittyy 5%

LLPP  EEqquuiittyy 95%

PPrreeffeerrrreedd  CCaasshh--oonn--CCaasshh  RReettuurrnn 7.0%

PPrroojjeecctt --LLeevveell  IIRRRR 11.9%

PPrroojjeecctt --LLeevveell  EEMM 2.70X

PPrroojjeecctt --LLeevveell  AAvvgg..  CC--oo--CC 5.70%

LLPP  IIRRRR 11.6%

LLPP  EEMM 2.6x

LLPP  AAvvgg..   CC--oo--CC 6.00%

GGPP  IIRRRR 21.3%

GGPP  EEMM 5.4x

GGPP  AAvvgg..   CC--oo--CC 11.40%

GGPP  PPrroommoottee $669,581

TToottaall  PPrroojjeecctt   CCoosstt   $14,162,827

GGooiinngg--IInn  CCaapp  RRaattee 7.80%

AAnnnnuuaall  NNOOII  GGrroowwtthh 0.00%

SSaallee  @@  EEOOYY Year 10

EExxiitt  CCaapp  RRaattee 6.20%

LLTTVV 65%

LLooaann  AAmmoouunntt $9,205,837

IInntteerreesstt   RRaattee 4.00%

AAmmoorrtt iizzaatt iioonn 360 Months

MMoonntthhllyy  PPaayymmeenntt $43,950

EEnnddiinngg  BBaallaannccee  @@  SSaallee $7,252,723

YYeeaarr 11 22 33 44 55 66 77 88 99 1100

Days in Year 365 365 366 365 365 365 366 365 365 365

Preferred Cash-on-Cash Check 3.37% 3.73% 4.41% 4.98% 5.48% 6.00% 7.22% 7.79% 8.22% 8.82%

Total Project-Level Cash-on-Cash 3.2% 3.5% 4.2% 4.7% 5.2% 5.7% 6.9% 7.4% 7.8% 8.4%

Total LP Cash-on-Cash 3.4% 3.7% 4.4% 5.0% 5.5% 6.0% 7.2% 7.8% 8.2% 8.8%

Total GP Cash-on-Cash 6.4% 7.1% 8.4% 9.5% 10.4% 11.4% 13.7% 14.8% 15.6% 16.8%

WATERFALL STRUCTURE  RETURN PROJECTION

CASH-ON-CASH RETURN

INVESTMENT RETURNS - PHASE 2
(Conventional Fair Market Investment)

INVESTMENT RETURNS - PHASE 1
(Mix-Use & Mix-Income) (4% LIHTC)

SOURCE OF FUNDS - PHASE 2

STUDIO APARTMENT 1 BEDROOM APARTMENT 1 BEDROOM APARTMENT 2 BEDROOM APARTMENT 2 BEDROOM APARTMENT

MIXED-USE RESIDENTIAL BUILDING

BASKETBALL ACADEMY
& WELLNESS CENTER

ALDI 
SUPERMARKET

RESIDENTIAL BUILDING

CVS RETAIL

COURTYARD

LOUNGE 
AREA

BASKETBALL 
SPACE

EDUCATION
FACILITIES

ALDI 
SUPERMARKET

EDUCATION
FACILITIES

$8,434,317 

$3,814,707 

$300,000 

SOURCES OF FUNDS - PHASE 2

Debt

Equity

Developer Equity

TOTAL SOURCES 
$12,549,024 

$9,042,195 

$3,006,829 

$500,000 
USES OF FUNDS - Phase 2 

Construction Hard Cost

Soft Cost

Financing Cost

TOTAL USES
$12,549,024 

$37,992,200 

$5,472,319 

$2,620,000 

$1,044,092 
$3,070,605 USES of FUNDS  - Phase 1

Construction Hard Cost

Soft Cost

Acquisition Cost

Financing Fee

Developer Fee

TOTAL USES
$50,199,216 

$37,992,200 

$5,472,319 

$2,620,000 

$1,044,092 
$3,070,605 USES of FUNDS  - Phase 1

Construction Hard Cost

Soft Cost

Acquisition Cost

Financing Fee

Developer Fee

TOTAL USES
$50,199,216 

$8,434,317 

$3,814,707 

$300,000 

SOURCES OF FUNDS - PHASE 2

Debt

Equity

Developer Equity

TOTAL SOURCES 
$12,549,024 

$9,042,195 

$3,006,829 

$500,000 
USES OF FUNDS - Phase 2 

Construction Hard Cost

Soft Cost

Financing Cost

TOTAL USES
$12,549,024 

$9,042,195 

$3,006,829 

$500,000 
USES OF FUNDS - Phase 2 

Construction Hard Cost

Soft Cost

Financing Cost

TOTAL USES
$12,549,024 

$9,042,195 

$3,006,829 

$500,000 
USES OF FUNDS - Phase 2 

Construction Hard Cost

Soft Cost

Financing Cost

TOTAL USES
$12,549,024 

USE OF FUNDS - PHASE 2

WELLNESS 
CENTER


